
County of Loudoun

Department of Planning

MEMORANDUM

DATE: January 11, 2010

TO: Loudoun County Planning Commission

FROM: Judi Birkitt, Project Manager

SUBJECT: January 14, 2010 Planning Commission Work Session
Kincora Village Center, ZMAP 2008-0021 – Land Use Issues

AGENDA:

A. Presentations by Ben Mays, Management and Financial Services and Jack
Roberts, Office of the County Attorney

1. Community Development Authorities (CDAs)

2. Route 28 Highway Improvement Tax District

B. Outstanding Land Use Issues

1. Residential Uses

a. Route 28 Tax District

b. Keynote Employment

2. Retail Uses

a. Amount of Retail

b. Scale of Retail (free-standing retail)

c. Number of Hotels

3. Land Use Mix

a. Keynote Employment

b. PD-MUB Zoning District

c. Phasing

The focus of the January 14, 2010 work session is land use. The goal is for the
Commission to develop recommendations/conclusions for each land use issue.
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BACKGROUND:

The Planning Commission held a public hearing on the above-mentioned application on
October 15, 2009. Ten members of the public spoke regarding the application. Seven
spoke in favor citing the benefits of the two regional road extensions and the
environmental preservation. Mr. Pahlavani expressed concern regarding Pacific
Boulevard impacting his residence. The Loudoun County Preservation Coalition
expressed support for preserving the Broad Run Toll House. The Piedmont
Environmental Council spoke against the application, stating that it is premature until
the Board completes the Keynote Employment CPAM, and that the proposed CDA
could harm the County’s credit rating.

Planning Commission discussion, specifically related to land use, included whether the
southern portion should be removed from the PD-MUB rezoning request, the phasing of
uses, how the Kincora
special exception would be
integrated with the rezoning
application, and whether
schools, libraries, and parks
were available to serve the
proposed residential uses.
Staff discusses these
comments and questions
within the text of the related
land use issue below. The
Commission voted 8-0-1
(Brodrick—absent) to
forward the application to
work session for further
discussion.

B. LAND USE ISSUES

The following land use
issues are outstanding.
Staff has included
recommendations to
address each issue.

1. Are residential uses
acceptable?

a. Residential in the
Route 28 Tax
District

Boundaries of Route 28 Tax District and CPAM 2009-
0001 (Route 28 Keynote Employment Policies)

CPAM

Rt 28 Tax District

Tax District -
Designated
Residential Areas

Proposed Kincora
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Policy - County policy limits residential uses within the Route 28 Tax District to a
few areas, namely the Old Sterling planning area, the Oak Grove area, the Eden
Tract and Loudoun Village, and areas designated as high-density residential on
the planned land use map. Refer to the yellow areas on the map above.

The Route 28 Tax District is a special tax district wherein property owners fund
75% of improvements to Route 28, and the State funds the remaining 25%. The
Loudoun County portion of the Route 28 Tax District consists of 3,486 parcels
containing 8,202 acres. Of these, 739 parcels (5,895 acres) pay taxes to the Tax
District. Property zoned or used for commercial and industrial uses are assessed
additional real property taxes of 20 cents per $100 to pay for road improvements
and debt service on bonds issued by the State.

Proposal - The applicant proffers to “buy-out” the residential uses.

Staff Recommendation - Staff does not recommend residential uses within
areas of the Route 28 Tax District that are not designated for residential uses.
Even with a buy-out, long-term funding for transportation improvements is
diminished, because a buy-out is a one-time contribution and based only on
already-incurred debt. Further, the buy-out would be based upon today’s rate.

At the public hearing, the Commission asked for the fiscal impact of each
residential unit, the commercial tax revenue potential without residential uses,
and the potential commercial tax loss with a residential buy-out. Ben Mays will
address this question at the work session.

b. Residential within Keynote Employment

Policy - The Comprehensive Plan does not support residential uses in Keynote
Employment Centers. The applicant proposes 1,400 single-family detached
residential units as part of a mixed-use community where residents can live,
work, and play.

The illustration below demonstrates how the approved Kincora SPEX and this
proposed Kincora ZMAP would be integrated and the applicant’s method of
addressing Keynote Employment objectives. Both applications situate Class A
office buildings (blue), a minimum of 4 stories in height, along the Pacific
Boulevard frontage, resulting in office uses being visually predominant from
Pacific Boulevard and Route 28. The special exception project locates a minor
league baseball stadium and mixed use retail and office buildings behind the
Class A offices, whereas the rezoning application situates mixed use buildings
behind the office buildings, and residential uses (yellow) farthest from Pacific
Boulevard in the northwest portion of the site.

If evaluating the northern portion of the property for consistency with regional
office policies, which are more consistent with the proposal, those policies would
support the following residential uses on the northern portion of the project:
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 up to 25% of the 180-acre land area devoted to residential uses = 45 acres
 maximum density of 16 DUAs (dwelling units per acre) = 720 residential units

Proposal
 15% of the 180-acre land

area devoted to residential
uses = 27 acres

 52 DUA/1,400 residential
units

The amount of land area being
occupied is not an issue, but
the proposed density far
exceeds policy guidance.

Staff Recommendation:

With Residential - If the
Planning Commission
recommends approval of the
project with residential uses,
Staff recommends:

 Reducing the residential
density by reducing the
number of residential
units.

 Requesting a proffer for a
portion of the units to
persons earning below
50 percent of the AMI
($51,350).

Without Residential - While
Staff supports Smart Growth
principles and mixed use
communities in general, at this
specific location, Staff
recommends removing
residential uses from the
proposal for the following
reasons:

Proposed Kincora ZMAP and Approved Kincora
SPEX
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1. Capital Facilities - The capital facilities contribution anticipated for the
proposed residential uses is $33,261,200. The Proffer Statement does not
provide a capital facilities contribution. The applicant contends that the 5-
acre public use site (fire and rescue station) and 160-acre floodplain they
dedicate to the County and the transportation improvements will offset their
capital facilities impacts. However, the applicant has not submitted appraisals
for these two dedications. Seventy-five to 80 percent of capital facilities costs
are associated with public school capital needs, and capital contributions should
be proportionally distributed.

2. Schools – As shown in the table below, the proposed residential uses would
generate 364 students (186 elementary students, 80 middle school students, and
98 high school students), which would further stress the Broad Run High School,
which is currently overcrowded and accommodating extra students with portable
buildings. Kincora’s 186 elementary students would also place Steuart W. Weller
over capacity.

School Capacity.

3. Unmet Housing Needs – The residential units would not be providing for
unmet housing needs. The County’s largest segment of unmet housing needs
is those with incomes below 30 percent of the Washington Metropolitan
Area Median Income (AMI) ($30,810). The applicant does not agree to provide
such housing. The applicant has been in discussions with the Windy Hill
Foundation, but no written commitments have been submitted. The issue is
that all of the 228 proffered unmet housing need units could be rental units
for renters earning up to 100% of the AMI ($102,700).

4. Services and Amenities - Since the area is not planned for residential uses,
amenities and services such as schools, libraries, and parks have not been
planned or provided to serve the residents. Rather than travel on local roads for
community services, residents would travel on Route 28 and Route 7 to schools
in Ashburn and the Cascades Library in Potomac Falls, as shown on the
following map.

Assigned School Capacity Current
Enrollment

Potential
Kincora

Students

Enrollment
with Kincora

Broad Run High
School

1,654
(with trailers)

1,487 98 1,585

Stone Hill Middle
School

1,301 731 80 811

Steuart W. Weller
Elementary School

515 450 186 636
(121 over capacity)



El

SITE

School Recreation Public Services in the Vicinity of Kincora ZMAP 2008-0021

Park Fire and Rescue Station

Library Social Services



5. CPAM 2009-0001 – The subject parcels are part of an active Comprehensive
Plan Amendment (CPAM 2009-0001, Route 28 Keynote Employment Policies)
activated by the Board of Supervisors on February 3, 2009. The purpose of the
CPAM is to decide whether or not to change the Keynote Employment policies. The
CPAM area is defined as the Route 28 corridor from Route 7 to the Fairfax County
line and between Atlantic Boulevard and Broad Run (see the Boundaries of the
Route 28 Tax District and CPAM map under the Route 28 Tax District discussion).

The applicant wishes to proceed before the CPAM process is complete, due to time
constraints. Because the Keynote Employment land use designation is policy and
not an ordinance, the Planning Commission can make a recommendation
supporting residential and the Board can approve residential. However, until that
CPAM is complete, and there is clear direction on whether the Board wants to see
residential in the
Route 28 Corridor,
Staff is reluctant to
make any
recommendation in
support of residential
uses within the Route
28 Corridor.

The CPAM included a
market study that was
presented to the
Board on September
15, 2009. The study
maintained that Class
A offices should
continue along the
Pacific Boulevard
frontage, but further
found that a mix of
uses including
residential would be
appropriate within
areas the market
study defined as the
“northern gateway”,
which includes the
subject property, and
the “southern
gateway”, as
illustrated on the map
to the right.

However, the Board of Supervisors did not endorse the market study; there were
firm views for and against revising the Keynote policies and firm views on whether a
mix of uses would be appropriate in the Route 28 Corridor.

Route 28 Corridor CPAM
Market Study Analysis

Proposed Kincora
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On December 15, 2009, Staff presented a work plan for the CPAM to the Board,
estimating that the CPAM will take 9 months, with completion in October 2010. The
Board voted 6-3 (Burton, Miller, and McGimsey—no) to direct staff to proceed with
the work plan (see Attachment 4).

2. RETAIL USES

a. How much retail is acceptable?

Policy (Keynote Employment) Proposal
10% of gross land area (16 acres) 23% (36 acres) – includes hotel

10% (15 acres) – excludes hotel

5% of the total office uses (136,110 sf) 36% (973,825 sf)
15% (398,825 sf) – excludes hotel

The following is also proffered:

 A minimum of 50% of the buildings will have a vertical mix of at least two types
of uses, such as office and retail or hotel and retail.

 At least 200,000 square feet of retail uses, will be located on the first floor of a
multi-story office building or multi-family residential buildings.

 Except for the land bay proposed for the fire station (N), buildings fronting
Pacific Boulevard will be a minimum of four stories.

Staff Recommendation:

Without Residential - Staff recommends reducing the amount of retail uses to
what is necessary for the convenience and personal service needs of the
business community. The 5% to 10% limitations are recommended because
retail uses within office and employment centers are intended to serve the needs
of the employees, not to attract drive-by shoppers.

Staff recommends limiting retail to no more than 10 percent of the office uses—
272,220 square feet (rather than the proposed 398,825 sf). Further, Staff finds it
reasonable to exclude the one full-service hotel from the maximum amount of
retail because it would be meeting a need. Outreach associated with the Route
28 CPAM identified a need for a full-service hotel.

With Residential - Should the Commission recommend approval of the
application with 1,400 residential units, Staff could support the proposed amount
of retail (398,825 sf) in order to serve the needs of both the business community
and the residents. There currently is no “mixed-use business” land use
designation in the Revised General Plan. However, the Retail Plan permits a
“community retail center” within mixed-use business centers. Community retail
centers generally serve 2,000 to 8,000 households, consist of 100,000 to
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400,000 square feet of retail to serve weekly shopping and personal needs.
Further, when classifying the various types of retail, the Retail Plan assumes 50
to 100 square feet of retail per household. Using that methodology, between
70,000 and 140,000 square feet of retail would be appropriate for the
convenience and routine shopping needs of 1,400 households (53,000-106,000
sf retail if the Commission recommends 1,060 residential units and 36,000-
72,000 sf if the Commission recommends 720 residential units).

b. Is free-standing retail acceptable?

Policy - The
Comprehensive Plan does
not support free-standing
retail uses on the subject
property (neither for
Keynote Employment or
Regional Office Centers).
Free-standing retail
exceeding 50,000 square
feet in size is intended to be
located within destination
retail centers, such as
Dulles Town Center,
because they serve a
regional market, generally
5,000 to 30,000
households, from several
communities both within
and outside of the County.
Free-standing retail attracts
drive-by customers, which
is not employment
supportive.

The type of retail intended
for office and employment
centers is small scale and
pedestrian-oriented in order
to serve the convenience
needs of the office
employees within the
development.

Proposal
 Grocery stores, health and fitness centers, and specialty retail stores up to

80,000 square feet each

Free-Standing Retail
Possible Locations
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 Other individual stores at up to 50,000 square feet

Note that at least 200,000 square feet of retail uses, are proffered to be located
on the first floor of a multi-story office building or multi-family residential
buildings. That would allow for 3 or 4 free-standing retail buildings (total
189,000 sf).

Also, the applicant’s illustrative above shows possible locations for free-
standing retail, but the illustrative is not proffered; there is no guarantee where
the large-scale buildings would be located. Further, as shown, one of the free-
standing retail locations, as well as a hotel, appears to be strategically placed
to provide visibility from Pacific Boulevard and Route 28.

Staff Recommendation:

Without Residential - Staff recommends removing free-standing retail from the
project. Free-standing retail stores would be competing with existing retail uses in
the area, including Dulles Town Center, which is designated as the County’s
“urban center”. Without a market study that indicates otherwise, Staff has
concerns that the market could support additional free-standing retail.

With Residential - Should the Planning Commission recommend approval of
residential uses, it is reasonable to have a grocery store and a health and fitness
center to serve the residents. Given the site’s proximity to a future minor league
baseball stadium and the Broad Run, an outdoor sports and recreational store
might also be appropriate. So as not to attract drive-by customers and to only
serve the needs of the residents, Staff recommends a total of 3 single-occupant
retail stores, each of which should not exceed 50,000 square feet in size.

However, even at 50,000 square feet, it is critical that proffers demonstrate that
the large-scale stores will:

 Be located internal to the site with no frontage or signage on Route 28, Pacific
Boulevard, and
Gloucester Parkway (or
strategically situated for
visibility from these
roadways).

 Be subject to
architectural and design
standards that ensure
that these larger
buildings are masked
and do not look or
function like large-scale
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free-standing buildings. Staff recommends the design technique to the right
to visually integrate larger buildings with the pedestrian-oriented community.

c. How many hotels are acceptable?

Proposal - The applicant
proposes one or more
hotels not to exceed
575,000 square feet or
720 rooms; one is
proffered to be full-service
with meeting rooms and a
sit-down restaurant.

Staff Recommendation
Staff recommends
reducing the number of
hotels to one full-service
hotel and proffering a
minimum floor area that
will be devoted to meeting
space and restaurant
uses. As stated above,
Staff supports a full-
service hotel because it
would be meeting a need.

Staff is concerned about
the long-term viability of
multiple hotels on the
subject property, given
the number of existing
hotels in the vicinity.
Without a market study
disputing such concerns, Staff recommends limiting the number of hotels to one.
There are at least 14 existing hotels within the Route 28 Corridor, with others
approved but not yet constructed. The overwhelming majority of these are limited
service without restaurants and meeting facilities.

3. LAND USE MIX

Excluding civic and open space uses, which are based on the entire acreage of the
subject property, the applicant proposes the following land use mix based on the
developable acreage of the site (excludes the floodplain).
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a. Is the proposal consistent with the Keynote Employment land use mix?

As shown on the chart below, Keynote Employment policies do not support
residential uses within the land use mix, so the proposed land use mix cannot
be consistent with Keynote Employment policies.

Policy Proposal

Staff recommendation – Staff recommends removing residential uses from the
land use mix. Staff cannot support residential uses under the current Keynote
Employment policies. Until the Route 28 CPAM is complete, Staff cannot support
residential uses on the property. Further, the amount of retail exceeds what is
needed to serve the office uses within the land use, but as discussed under the
retail portion of this memo, the amount of retail may be acceptable, if the
Commission recommends approval of the application with residential uses.

b. Does the project comply with Revised 1993 Zoning Ordinance Section 4-
1351, PD-MUB? Purpose and Intent?

Ordinance - The purpose of the PD-MUB zoning district is “to provide for mixed
use business developments. The district encourages a compact pedestrian-
oriented mix of uses. The uses are regional office, light industrial uses, retail,
service, civic and high density residential uses located in close proximity to each
other in order to create an attractive environment in which to live, work and play.”

TOTAL
Office 2,722,200
Retail 398,825
Hotel 575,000
Civic 277,000
Multi-family
Residential

1,544,000
(1,400 units)

TOTAL 5,517,025
Proposed Land Uses
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Proposal – The applicant proposes office and employment supportive retail on
the southern portion of the property and a mix of uses (residential, office, and
retail) uses on the northern portion of the property.

Overall, the proposed mix of uses complies with the minimum use percentages of
the PD-MUB district. However, Staff questions whether the southern portion
(Land Bays N and Q) is consistent with the purpose and intent of the district.
Land Bays N and Q are physically separated from the mixed-use community
proposed for the northern portion of the property and will not visually appear or
function as part of the mixed use community. The remainder of the project is
compact, pedestrian-oriented, unified, and interconnected.

The applicant recognizes that the proposed uses within Land Bays N and Q are
more consistent with the PD-OP (Planned Development – Office Park) zoning
district (and with Keynote Employment policies). Due to time constraints, rather
than revise the application with the southern portion of the property proposed for
PD-OP, the applicant proposes proffers that would apply to the southern portion
of the property that would achieve the intent of the PD-OP district.

Staff recommendation - Staff recommends excluding the southern portion of
the property from the PD-MUB rezoning request and revising the application to
request PD-OP on the southern portion of the property. Otherwise, the applicant
will need to demonstrate to the Zoning Administrator how the southern portion of
the property is compact, pedestrian-oriented, unified, and interconnected with the
northern portion.

c. Is the Land Use Mix acceptable based on Regional Office (north) and
Keynote Employment (south) policies?

Since Keynote Employment policies do not allow for residential uses, and since
the project is clearly separated into northern and southern areas, should the
application move forward with residential uses, it is reasonable to evaluate the
land use mix on the northern portion of the project for consistency with the
Regional Office Policies and the southern portion for consistency with the
Keynote Employment policies.

Northern Portion – As shown on the chart and table below, the proposal does not
include enough office uses for office to be the predominant use, has too much
retail to be employment supportive, and has too many residential units.

Land Use Policy
% of land area devoted to

use

Proposed
% of land area devoted to

use
Office 50 – 70% 43%
Retail (maximum) 10% 23%
Residential
(maximum)

25% 27%

Civic 5% 5%
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Policy Proposal

Office
50-70%

Retail
10%

Resi-
dential
15-25%

Civic
5%

Policy

Office
43%

Retail
24%

Resi-
dential

27%

Civic
5%

Proposed

Southern Portion - On the southern portion of the property, with 60 acres of
developable land area, the proposed 70 percent or 42 acres of office uses are
consistent with the RGP. However, the amount of land area devoted to retail uses
(22% or 13 acres) needs to be decreased by 12% or 7 acres.

Staff recommendation - Staff recommends increasing the proposed amount of
office uses to at least 50% and decreasing retail uses by at least 10%.

Should the Commission wish to recommend approval of residential uses, Staff
recommends reducing the number of residential units in order to decrease the
density. Staff notes the following regarding residential uses:

 The proposed land use mix complies with the PD-MUB land use mix of the
Revised 1993 Zoning Ordinance.

 Residential uses are proffered to be located in the northwest portion of the
site, farthest from public roads and closest to the floodplain.

 Residential uses are proffered to be located in mixed-use buildings.

d. Is the phasing acceptable?

Policy - The Revised General Plan states that office uses should be the
predominant use within office and employment developments. The Retail Plan
directs developing retail on a pro-rata basis in proportion to the office uses as
construction occurs.

Proposal - The application includes up to 2.7 million square feet of office, but
office uses are not the predominant use until Phase 3. As proposed, residential
would be the predominant use in Phases 1 and Phase 2.

Regional Office Land Use Mix
Policy

Regional Office Land Use Mix
Proposed
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The Applicant contends that the proposed phasing is necessary for financial reasons
and would ultimately prefer that the market determine the phasing. The proposed
phasing links residential units in this application to the development of the uses
within the Kincora Special Exception project. Staff can support linking the phasing of
this application with the uses within the Kincora special exception application.

Staff Recommendation – Staff acknowledges that phasing that requires too much
office on the front end of a development can ultimately “kill” a project. Staff notes
that the Board of Supervisors did not require a phasing condition for the Kincora
special exception. However, since this application is located along a major gateway
to the County, Staff recommends increasing the amount of Class A office in the first
two phases so that Class A office is more visually prominent along the County’s
major employment corridor.

OVERALL STAFF RECOMMENDATION:

Staff cannot support the proposed land uses because of inconsistencies with the
Comprehensive Plan and the Revised 1993 Zoning Ordinance. The Comprehensive
Plan does not support residential uses within Keynote Employment Centers or this area
of the Route 28 Tax District. Land Bays N and Q do not appear to meet the intent of the
PD-MUB district. If the Commission finds residential uses to be appropriate, the number
of residential dwelling units needs to be reduced. Within employment and office
developments, the Comprehensive Plan does not support free-standing retail uses or
retail uses in an amount that exceeds what is necessary to support the development’s
employees.

SUGGESTED MOTIONS:

1. I move that the Planning Commission forward ZMAP 2008-0021, Kincora Village
Center to a subsequent Work Session for further discussion.

OR,

2. I move that the Planning Commission forward ZMAP 2008-0021, Kincora Village
Center to the Board of Supervisors with a recommendation of denial based on
the following Findings for Denial:

Phase 1 Phase 2 / Phases 1+2 Phase 3 / Phases 1, 2 & 3
Office 425,000 sf 28% 400,200 sf 37% / 31% 1,897,000 sf 66% / 50%
Retail 192,625 sf 13% 105,200 sf 10% / 11% 101,000 sf 3% / 7%
Hotel 130,000 sf 8% 100,000 sf 9% / 9% 345,000 sf 12% / 10%
Civic 20,000 sf 1% 100,000 sf 9% / 5% 157,000 sf 5% / 5%
Residential 772,000 sf

(700 units)
50% 386,000 sf

(350 units)
35% / 44% 386,000 sf

(350 units)
13% / 28%

(1,400 units)
TOTAL 1,539,625 sf 100% 1,091,400 sf 100% 2,886,000 sf 100%

Table 1. Proposed Land Uses and Phasing.
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________________________________________________________________
________________________________________________________________
________________________________________________________________

OR,

3. I move that the Planning Commission forward ZMAP 2008-0021, Kincora Village
Center to the Board of Supervisors with a recommendation of approval, subject to
the Proffer Statement dated October 10, 2009 and based on the following Findings
for Approval:
__________________________________________________________________
__________________________________________________________________
________________________________________________________________

ATTACHMENTS:

1. Vicinity Map
2. Conclusions (Land Use)
3. Community Planning Referrals (November 24, January 5, 2010)
4. CPAM 2009-0001, Route 28 Keynote Employment Policies, Draft Work Plan
5. Proffer Statement Excerpt, Land Use, dated October 5, 2009
6. Applicant’s Proposed Concept Development Plan – Land Bay Sheet only
7. Applicant’s Color Exhibit on Land Uses
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VICINITY MAP

Directions: From Leesburg, take Route 7 east to Route 28 south. Turn right
(west) onto Severn Way, then right (north) onto Pacific Boulevard to view the
southern portion of the property.

Attachment 1
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CONCLUSIONS (LAND USE)

1. Land Bays N and Q are disconnected from the rest of the project and do not
meet the intent of the PD-MUB district, as set forth in the Revised 1993 Zoning
Ordinance.

2. The Comprehensive Plan does not support residential uses within Keynote
Employment areas or within this area of the Route 28 Highway Improvement Tax
District.

3. The Comprehensive Plan does not support free-standing retail uses on the
subject property.

4. The proposed land use mix is inconsistent with the Revised General Plan.

5. Phasing is inconsistent with the Revised General Plan.

Attachment 2














































































































































